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Report to the Keighley and Shipley Planning Panel 
 

25 October 2023 
 
Item:   A 
Ward:   BINGLEY 
Recommendation: 
TO GRANT PLANNING PERMISSION 
 
Application Number: 
23/01142/FUL 
 
Type of Application/Proposal and Address: 
Full application seeking permission for Residential development of 3 detached houses with 
new section of adopted road and turning head and private drive at Sheriff Lane, Eldwick, 
Bingley 
 
Applicant: 
Mr Alan Tomlinson 
 
Agent: 
N/A 
 
Site Description: 
The site comprises 0.2 hectares of open and relatively level garden area to the south of 
Eldwick Grange and Loxley House. Access is taken from a private drive off Sheriff Lane 
known as Huntsman’s Close which continues to the south of the application site and serves 
5 detached bungalows to the east of the site. The site is in residential area comprising a 
variety of property styles.  
 
Relevant Site History: 
22/04641/FUL – Four detached houses, garages, and extension to Eldwick Grange with 
associated access. Withdrawn 13.02.23. 
 
12/01409/OUT- Development of three dormer style bungalows with modified site access from 
Huntsman’s Close. Granted 29.05.12. 
 
The National Planning Policy Framework (NPPF): 
The NPPF is a material planning consideration on any proposal and confirms the purpose of 
the planning system is to contribute to the achievement of sustainable development.  The 
NPPF says that local planning authorities should approach decisions on proposals in a 
positive and creative way to secure developments that will improve the economic, social and 
environmental conditions of the area.  It requires that decision-makers at every level should 
seek to approve applications for sustainable development that accord with the statutory 
development plan. 
 
Local Plan for Bradford: 
The Core Strategy Development Plan Document (DPD) was adopted in 2017 though some of 
the policies contained within the preceding Replacement Unitary Development Plan (RUDP) 
remain applicable until adoption of Allocations and Area Action Plan DPDs. The site is not 
allocated for any specific land-use in the RUDP. Accordingly, the following adopted Core 
Strategy DPD and saved RUDP policies are applicable to this proposal.  
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Core Strategy Policies 
HO5 Density of Housing Schemes   
HO8 Housing Mix   
HO9 Housing Quality 
DS1 Achieving Good Design   
DS3 Urban character   
DS4 Streets and Movement 
DS5 Safe and Inclusive Places   
TR2 Parking Policy   
EN7 Flood Risk   
EN8 Environmental Protection Policy 
Planning for Crime Prevention Supplementary Planning Document (SPD)   
Homes and Neighbourhoods SPD   
Sustainable Design Guide SPD   
 
Bingley Town Council: 
Recommend refusal on the grounds of size, scale, overdevelopment, massing, highway 
safety, drainage, and the issue of bats. 
 
Publicity and Number of Representations: 
The application was publicised with neighbour notification letters with an overall expiry date 
of 23.05.2023. 99 representations have been received with 93 objecting including local MP 
and 6 in support of the proposal. 
 
Summary of Representations Received: 
Objector comments: 
 
1. Damage from construction traffic to surrounding roads. 
2. The proposed dwellings are out of context with the nearby property. 
3. Covenants are in place to prevent access from Lyndale Grove, and this should be 

maintained. 
4. Loss of dry-stone wall to create access for Loxley House from Lyndale Road. 
5. Additional congestion and traffic would result in highway safety issues.  
6. Overshadowing and loss of daylight and privacy for neighbouring property. 
7. Loss of property value. 
8. Exacerbate existing surface water drainage problems. 
9. The access road from Sherrif Lane is maintained by the residents of Huntsman’s. 
10. Close and access modifications cannot be undertaken without their permission. 
11. The loss of the garden would be detrimental to the heritage and character of the area 

and would increase run-off surface water issues. 
12. Trees have already been removed from the site. 
13. The revised highway arrangements do not address previous concerns and should not 

have been supported by the Highways Engineer. 
 
Support comments: 
 
1. The proposal is an efficient use of land, and the houses are similar in scale to 

surrounding nearby properties on Sherriff Lane. 
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2. The properties would enhance the area and help rectify a housing shortage in the 
area. 

3. Much better use of land than building on the surrounding Green Belt. 
 
Consultations: 
Drainage - No objections have been raised.  
West Yorkshire Police - No comments 
Biodiversity - No comments  
Highways Engineer - Opposed the initial proposal as submitted but revised plans/additional 
information have addressed the technical concerns. 
 
Summary of Main Issues: 
1. Background and Principle of Residential Development  
2. Access and Highway Safety  
3. Drainage 
4. Design and Impact on Visual Amenity  
5. Amenities of Occupiers of Adjacent Land 
6. Other Issues 
 
Appraisal: 
1. Background and Principle of Residential Development  
The site has been granted outline permission for residential development previously under 
reference 12/01409/OUT. The outline permission was for three dormer bungalows and 
considered details of access and layout.  
 
More recently, application number 22/04641/FUL sought permission for four detached 
houses, garages and included extension to Eldwick Grange with associated access 
improvements. That proposal was withdrawn 13.02.23 and the discussions from it informed 
the application now submitted for three dwellings. 
 
Paragraph 11 of the NPPF requires that planning decision-takers should apply a presumption 
in favour of sustainable development which means: - 
 
c) Approving development proposals that accord with an up-to-date development plan 

without delay; or 
d) Where there are no relevant development plan policies, or the policies which are most 

important for determining the application are out-of-date, granting permission unless: 
 
i.  The application of policies in the NPPF that protect areas or assets of particular 

importance provides a clear reason for refusing the development proposed; or 
ii.  Any adverse impacts of doing so would significantly and demonstrably outweigh the 

benefits, when assessed against the policies in the NPPF taken as a whole. 
 
For applications involving the provision of housing, the presumption applies in situations 
where the local planning authority cannot demonstrate a five year supply of deliverable 
housing sites; or where the Housing Delivery Test indicates that the delivery of housing was 
substantially below (less than 75% of) the housing requirement over the previous 
three years. 
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That is acknowledged to be the situation in the district, within which the latest Housing 
Delivery Test results published on 14 January 2022 showed supply falling below this 
threshold.  
 
The shortfall in the five-year supply of deliverable housing sites is therefore of significance. 
The site is not an asset of particular importance as defined in Footnote 7 of the NPPF.  
 
It is acknowledged that the site has presented technical issues relating to highway access, 
however these have been resolved by amendments. It will be explained in the rest of the 
report how the development would not lead to unacceptable impacts on highway safety. 
Therefore, the planning balance must lead to a conclusion that the adverse impacts of 
granting permission would not significantly and demonstrably outweigh the benefits of 
securing more housing, when assessed against the policies in the NPPF taken as a whole. 
 
2. Access and Highway Safety  
The proposed means of access would make amendment to the existing junction between 
Sheriff Lane and Huntsman’s Close and make improvement to the existing private drive 
currently serving Loxley House and Eldwick Grange. 
 
The Council’s Highway Engineer raised concerns about the original proposals but 
discussions with Officers have resulted in a number of revisions to the layout, responding to 
what were mostly technical design points regarding visibility splays. The Highway Engineer 
now supports the amended layout proposals. 
 
Suitable visibility splays to Sheriff Lane are now incorporated. Other details of the design 
have been amended to the satisfaction of the Highways Engineer. 
 
The proposal indicates adequate space within the site for a least two off-street car parking 
spaces within the development to meet the required levels. Arrangements are made for bin 
storage and collection. 
 
Many objections raise highway safety concerns, describing existing traffic levels in Sherriff 
Lane and conflict with pedestrians and other users. However, the proposal for three 
additional dwellings on the site has previously been accepted, and following some design 
amendments now has the support from the Highway Engineer.  
 
The proposal would not have any unacceptable effects on highway safety and is acceptable 
subject to the conditions.   
 
3. Drainage 
It is noted that public comment and the Town Council allude to drainage issues, however the 
site is existing garden land and is not within an area of flood risk and there are no 
watercourses evident on the land itself. Drainage issues were not raised during consideration 
of previous applications. Interested parties have described existing surface water issues in 
the vicinity of the site and advise that there are issues with land drainage. 
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The applicant has submitted a strategy outlining their initial proposals for drainage, although 
that is not entirely complete in terms of detail. The Council’s Drainage Engineer raised no 
objections to the proposal subject to details of foul and surface water drainage and that the 
land drainage network should be investigated, and a scheme submitted for approval as 
conditions of any approval. 
 
This approach is consistent with past permissions and would address the interests of the 
amenity of future occupiers and the effective management of flood risk in accordance with 
policies DS5, EN7 and EN8 of the Core Strategy. 
 
4. Design and Impact on Visual Amenity  
Planning permission 12/01409/OUT has previously allowed construction of three detached 
dormer bungalow dwellings on this plot but has since lapsed, unimplemented.  
 
The proposal would introduce three, two storey detached properties along the northern edge 
of Huntsman’s Close and facing towards Eldwick Grange. The rear elevations however have 
also been designed with gable features and include chimneys and detailing to reflect some of 
the detail seen on Eldwick Grange and Loxley House and to add some interest as they will 
be visible from Huntsman’s Close and longer distance views from Sheriff Lane. 
 
The proposal would introduce built form directly to the front of Eldwick Grange which is an 
attractive property but that does not benefit from any heritage protection or other statutory 
protection/designation. The proposals would clearly affect the current open setting of Eldwick 
Grange and Loxley House however, given the lack of any specific heritage protection, the 
impact of the development on such grounds cannot reasonably be resisted. 
 
Some criticism has been made regarding the scale of the properties and that they would be 
out of keeping with the bungalows further along Huntsman’s Close. The wider area 
comprises a mix of two-storey properties so, as the proposals are informed by the mix of 
neighbouring houses such as those to the north-west within the grounds of which they would 
be built. The scale of the properties is appropriate in this context. A condition should be 
attached to ensure the proposed materials are appropriate.  
 
Overall, the amended scheme for three new dwellings, would be visually acceptable and of 
an appropriate scale and design and will sit comfortably on their allocated plots and as part of 
the wider street scene compliant with policies HO5, HO8, HO9, DS1 and DS3 of the Core 
Strategy. 
 
5. Amenities of Occupiers of Adjacent Land 
The three properties would be located to the southern edge of the site, presenting two storey 
rear elevations to Huntsman’s Close, set behind the existing hedge, and front onto Eldwick 
Grange and Loxley House beyond a private drive and turning head. Properties to the north, 
south and the east are a substantial distance away and would not be harmfully impacted by 
the proposals.  
 
Polt 3 is set to the south of 3 Huntsman’s Close, the closest relationship of the proposal. 
Windows have been amended slightly on the front elevation to reduce their size and move 
them further off the boundary with 3 Huntsman’s Close to further reduce potential for 
overlooking. Amendment has also been made to the proposed detached garage, which is to 
be sited beyond the rear elevation of the neighbouring property. The garage is set 2 metres  
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off the shared boundary defined by a hedge. Further amendment has been made to reduce 
the roof pitch, which improves the relationship with 3 Huntsman’s Close. The eaves height of 
the garage is 2.2 metres with the ridge rising to 4 metres but extending in height as the 
distance to the boundary increases. 
 
Given the orientation, separation distances and design, the proposal meets the required 
separation distances, and the massing arrangement of the buildings would not harm 
residential amenity in accordance with Policy DS5 of the Core Strategy. 
 
6. Other Issues 
Land Ownership 
Comment received has raised questions regarding the ability of the applicant to the legal 
control and the ability to make the changes to the access road; also, whether the correct 
certificate has been signed on the Planning application form. The agent has been challenged 
on this matter and confirmed that: - 
 
i. The applicant owns all of Huntsman’s Close identified as part of the application site by 

a red line boundary on the submitted location plan. 
ii. 1-5 Huntsmans Close have a right of access. 
 
Based on this clarification of ownership, the correct certificate has been signed as 
procedurally required by the Planning Act. Any landownership, or related, disputes are civil 
matters for the private resolution by the parties involved and cannot be addressed through 
the Town Planning system. 
 
Biodiversity  
An Ecological Impact Assessment has been submitted with the application and confirms that 
the site comprises very limited habitat potential. It is noted that Bingley Town Council has 
raised concern regarding impact on bats however there are no buildings or substantial trees 
proposed to be removed under the proposals. The nearby Eldwick Grange and associated 
outbuildings have also been assessed in the survey and no evidence of roosts were 
discovered.  
 
A number of mitigation measures are proposed and include bat and bird boxes and other 
features to facilitate wildlife in addition to hedgerow and tree planting. A condition can be 
attached to require details and positions of biodiversity improvement features. On this basis 
the proposal would be considered to assist in an enhancement of biodiversity on the site. 
 
Community Safety Implications: 
None foreseen. 
 
Equality Act 2010, Section 149: 
In writing this report due regard has been taken of the need to eliminate unlawful 
discrimination, harassment and victimisation, advance equality of opportunity between 
different groups and foster good relations between different groups. 
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Reason for Granting Planning Permission 
The site is previously developed land in a built-up area with permission having been granted 
for residential development in the past. The proposal is acceptable in principle and is 
supported by the presumption in favour of sustainable development. 
 
The layout and scale of the dwellings would relate satisfactorily to local character and would 
not harm the setting of nearby heritage assets. The impact of the proposal on the occupiers 
of neighbouring properties has been assessed and the scheme meets normal requirements 
and would not have a significant adverse effect on residential amenity.  
 
Subject to amendments relating to the design of the means of access, the proposal raises no 
issues for highway safety. The scheme has no adverse effects on drainage or any other 
Planning-related matters. 
 
This proposal is in accordance with relevant Core Strategy policies and the NPPF. 
 
Conditions of Approval: 
1. The development to which this notice relates must be begun not later than the 

expiration of three years beginning with the date of this notice. 
 

Reason:  To accord with the requirements of Section 91 of the Town and Country 
Planning Act, 1990 (as amended). 

 
2. Before development above damp-proof course commences on site, arrangements 

shall be made with the Local Planning Authority for the inspection of all external 
facing and roofing materials to be used in the development hereby permitted. The 
samples shall then be approved in writing by the Local Planning Authority and the 
development constructed in accordance with the approved details. 

 
Reason: To ensure the use of appropriate materials in the interests of visual 
amenity and to accord with policies DS1 and DS3 of the Core Strategy 
Development Plan Document. 
 

3. The development shall incorporate the inclusion of bat and bird roost and nest 
features (such as bat bricks or roof tiles or swift bricks) in the design of the 
houses. Prior to the occupation of the dwellings, details of the numbers, 
specification and location of such features shall first be submitted to, and 
approved in writing by, the Local Planning Authority and the development 
completed in accordance with those approved details. 

 
  Reason: To increase the biodiversity value of the scheme in accordance with the 

Policy EN2 of the Core Strategy Development Plan Document. 
 

4. Before any part of the residential development is brought into use, the proposed 
means of vehicular and pedestrian access hereby approved shall be laid out, hard 
surfaced and drained within the site in accordance with the approved plan and 
completed to a constructional specification first approved in writing by the Local 
Planning Authority. 
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Reason: To ensure that the site is connected to existing street and path networks, 
public transport, and places and that a safe and suitable form of access is made 
available to serve the development in accordance with Policy DS4 of the Core 
Strategy Development Plan Document. 
 

5. Before any part of the development hereby permitted is brought into use, the off-
street car parking shown on the approved plan shall be constructed of porous 
materials or made to direct run-off water from a hard surface to a permeable or 
porous area within the curtilage of the site, with a gradient no steeper than 1 in 
15. The parking so formed shall remain available whilst ever the development 
subsists. 

 
Reason: In the interests of highway safety, drainage and to accord with policies 
TR2, DS4 and EN7 of the Core Strategy Development Plan Document. 

 
6. Before any part of the development is brought into use, the visibility splays shown 

approved plan numbered shall be laid out and there shall be no obstruction to 
visibility exceeding 600mm in height within the splays so formed above the road 
level of the adjacent highway. The visibility splays shall thereafter be retained in 
this form. 

 
Reason: To ensure that the site is connected to existing street and path networks, 
public transport, and places and that a safe and suitable form of access is made 
available to serve the development in accordance with Policy DS4 of the Core 
Strategy Development Plan Document. 
 

9.  Prior to the occupation of any dwelling hereby permitted a minimum of one 
electric vehicle charging point shall be provided for each dwelling on the site, 
which shall be retained fully operational whilst ever the use subsists. 

 
Reason: To facilitate the uptake of electric powered vehicles and to reduce the 
polluting impact of traffic arising from the development in line with the Council's 
Low Emission Strategy and National Planning Policy Framework. 

 
11. The development shall be drained using separate foul sewer and surface 

drainage systems. 
 
Reason: In the interests of pollution prevention and to ensure a satisfactory 
drainage system is provided and to accord with Policy EN7 of the Core Strategy 
Development Plan Document. 
 

12. Notwithstanding details contained in the supporting information, the drainage 
works for the development shall not commence until full details of a scheme for 
separate foul and surface water drainage, including any existing water courses, 
culverts, land drains and any balancing works or off-site works, has been 
submitted to and approved in writing by the Local Planning Authority. Surface 
water must first be investigated for potential disposal through use of sustainable 
drainage techniques and the developer must submit to the Local Planning 
Authority a report detailing the results of such an investigation together with the 
design for disposal of surface water using such techniques or proof that they  
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would be impractical. The details and scheme so approved shall thereafter be 
implemented in full before the residential occupation of the development. 
 
Reason: To ensure proper drainage of the site and to accord with Policy EN7 of 
the Core Strategy Development Plan Document. 
 

Informatives: 
Informative: In order to carry out the works within the highway it is necessary to 
obtain separate Highway Authority approval of the specification and construction 
details and enter an agreement under Section 278 of the Highways Act 1980, 
unless otherwise agreed in writing with Highways. The applicant is advised to 
make early contact with Highway Development Control (email: 
Highway.Development@bradford.gov.uk) prior to submission of condition 
discharge details to discuss this requirement further.  
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23/02369/FUL 
 

 

Windward 
29 Breakmoor Avenue 
Silsden 
BD20 9PW 
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25 October 2023 
 
Item:   B 
Ward:   CRAVEN 
Recommendation: 
TO GRANT PLANNING PERMISSION 
 
Application Number: 
23/02369/FUL 
 
Type of Application/Proposal and Address: 
Full Planning application for construction of new dwelling to the side and change of use of a 
barn to domestic storage and amenity space at ‘Windward’, 29 Breakmoor Avenue, Silsden. 
 
Applicant: 
Mr William Spencer 
 
Agent: 
NJ-Architects 
 
Site Description: 
The site comprises a narrow portion of land to the side of 29 Breakmoor Avenue and 
includes small, rendered barn. It is to the north-west edge of a small group of mainly semi-
detached dwellings, dating from the mid-20th century, with open fields beyond. Levels fall 
significantly beyond the western boundary. Access would be via an unmade private track 
adject to 37 Breakmore Avenue at the point where the road becomes Nab View.  
 
Relevant Site History: 
22/04757/FUL - Construction of new house to the side of the existing house, change of use 
of existing barn building to domestic storage and amenity space - Withdrawn 
 
The National Planning Policy Framework (NPPF): 
The NPPF is a material planning consideration on any proposal and confirms the purpose of 
the planning system is to contribute to the achievement of sustainable development.  The 
NPPF says that local planning authorities should approach decisions on proposals in a 
positive and creative way to secure developments that will improve the economic, social and 
environmental conditions of the area.  It requires that decision-makers at every level should 
seek to approve applications for sustainable development that accord with the statutory 
development plan. 
 
Local Plan for Bradford: 
The Core Strategy Development Plan Document (DPD) was adopted in 2017 though some of 
the policies contained within the preceding Replacement Unitary Development Plan (RUDP) 
remain applicable until adoption of Allocations and Area Action Plan DPDs. The site is not 
allocated for any specific land-use in the RUDP. Accordingly, the following adopted Core 
Strategy DPD and saved RUDP policies are applicable to this proposal.  
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Core Strategy Policies 
DS1 Achieving Good Design   
DS3 Urban character   
DS4 Streets and Movement 
DS5 Safe and Inclusive Places   
EN2 Biodiversity and Geodiversity 
EN4 Landscape 
EN7 Flood Risk   
EN8 Environmental Protection Policy   
HO5 Density of Housing Schemes   
HO8 Housing Mix   
SC7 Green Belt 
SC9 Making Great Places   
TR2 Parking Policy   
Planning for Crime Prevention Supplementary Planning Document (SPD)   
Homes and Neighbourhoods SPD   
Sustainable Design Guide SPD   
 
Silsden Town Council: 
Objects due to the access being along an unadopted road. The old barn should be used for 
storage only and not converted to a business use. 
 
Publicity and Number of Representations: 
The application was publicised with neighbour notification letters with an overall expiry date 
of 19.08.2023. 19 comments have been received objecting to the proposal and 1 comment in 
support. 
 
Summary of Representations Received: 
Objector comments: 
 
1. The residents have just paid for the road surface to be improved and the construction 

traffic connected with the proposal would damage the road surface. 
2. The proposed materials are inappropriate and out of keeping with the area. 
3. The proposed building would be overbearing and overshadow neighbours. 
4. The proposal would conflict with the farmers existing field access. 
5. There is insufficient off street parking. 
6. The proposals would disturb wildlife in the barn. 
7. Construction traffic would unacceptably disturb neighbours. 
 
Support comments: 
 
1. Proposal looks interesting, and it is good to see a self-build project rather than a large 

developer estate. 
 
Consultations: 
Drainage - No objections have been raised.  
West Yorkshire Police - No objections raised, some general design and security advice is 
offered. 
Highways DC - No objections. 
Biodiversity - No comments.  
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Summary of Main Issues: 
1. Background and Principle of Residential Development  
2. Access and Highway Safety  
3. Drainage 
4. Design and Impact on Visual Amenity  
5. Amenities of Occupiers of Adjacent Land 
 
Appraisal: 
1. Background and Principle of Residential Development  
Following a similar application that was withdrawn last year, this new proposal has been 
reduced in scale and redesigned to address previously raised concerns of overlooking, 
overshadowing and design. 
 
The proposal is for a contemporary-designed dwelling to the north of 29 Breakmoor Avenue 
and would form a vehicular access from the east and past the side of 37 Breakmoor Avenue. 
An existing barn would be reduced in size and incorporated into the proposal to provide a 
residential storage facility. 
 
The northern, triangular shaped part of the site which contains the existing barn is in the 
Green Belt. Conversion of existing buildings in the Green Belt to residential uses is supported 
by the NPPF. 
 
There is no new build development proposed in this Green Belt area and there is very little 
impact with regards its openness. This part of the site is would also not form any significant 
garden areas with lawn provided to the rear of the proposed dwelling and as such the 
proposal would not conflict with established national or local policy or result in any significant 
harm to the Green Belt. 
 
Paragraph 11 of the NPPF requires that planning decision-takers should apply a presumption 
in favour of sustainable development which means: 
 
c) Approving development proposals that accord with an up-to-date development plan 

without delay; or 
d) Where there are no relevant development plan policies, or the policies which are most 

important for determining the application are out-of-date, granting permission unless: 
 
i The application of policies in the NPPF that protect areas or assets of particular 

importance provides a clear reason for refusing the development proposed; or 
ii. Any adverse impacts of doing so would significantly and demonstrably outweigh the 

benefits, when assessed against the policies in the NPPF taken as a whole. 
 
For applications involving the provision of housing, the presumption applies in situations 
where the local planning authority cannot demonstrate a five year supply of deliverable 
housing sites; or where the Housing Delivery Test indicates that the delivery of housing 
was substantially below (less than 75% of) the housing requirement over the previous 
three years. 
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That is acknowledged to be the situation in the district, within which the latest Housing 
Delivery Test results published on 14 January 2022 showed supply falling below this 
threshold. The shortfall in the five-year supply of deliverable housing sites is therefore of 
significance. The site is not an asset of particular importance as defined in Footnote 7 of the 
NPPF.  
 
Therefore, the planning balance must lead to a conclusion that the adverse impacts of 
granting permission would not significantly and demonstrably outweigh the benefits of 
securing more housing, when assessed against the policies in the NPPF taken as a whole. 
 
2. Access and Highway Safety  
The site access would run along the sides of two properties and would initially be taken from 
existing gated access from unmade piece of ground to the north-east of 37 Breakmoor 
Avenue, at the junction point where the road becomes Nab View. It would then extend 
westwards to the site itself. The development would not generate a degree of traffic that 
would overwhelm the local highway network or obstruct the free-flow of vehicles or sight 
lines.   
 
Some comment has been received regarding potential conflict with farmers field gate that is 
adjacent to the proposed access point. However, the proposals would not likely prejudice the 
existing field access as it would not block or otherwise physically affect the existing field 
access point and parking areas for the dwelling are sufficiently distant from the field gate. 
 
Further concerns explain that the surface of the unadopted Breakmoor Avenue has recently 
been repaired by the residents and that construction traffic would worsen the state of the 
recently repaired road. Whilst this is an important local issue, it is not a Planning matter that 
would justify refusal because any damage to the road would be a civil issue the be privately 
resolved by the parties involved. 
 
The Council’s Highway Engineer supports the proposals and suggests that conditions are 
attached to require the parking areas to be provided and that electric vehicle charging points 
are provided. 
 
Whilst the concerns regarding potential blocking of the farmers access and damage to the 
surface of Breakmoor Avenue are duly noted, the proposal would not have any unacceptable 
effects on highway safety and damage to the highway would be a private matter between the 
interested parties. The proposal as advised by the Councils Highways Engineer is acceptable 
subject to conditions. 
 
3. Drainage 
The Councils Drainage Engineer raised no concerns or objection to the proposal. Given the 
siting alongside existing residential properties, there are no insurmountable drainage issues 
expected. A standard condition is proposed requiring that drainage be on separate foul and 
surface water systems and that no piped discharges take place before details are submitted 
and approved. This would address the interests of the amenity of future occupiers and the 
effective management of flood risk in accordance with Policies DS5, EN7 and EN8 of the 
Core Strategy. 
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4. Design and impact on visual amenity  
The area comprises a mix of residential property but generally two storey detached and semi 
detached dwellings of stone and render with slate roof materials.  
 
The proposed dwelling would be of differing design and occupy a long and narrow plot to the 
side of 29 Breakmoor Avenue. The site is located to the north of the end property on this 
section of Breakmoor Avenue and does not have a prominent position or direct frontage with 
regard to the road. Public views of it would be quite limited or from longer distances. 
Some criticism has been made regarding the scale of the property and that they would be out 
of keeping with the neighbouring properties in the area. Whilst it is acknowledged that the 
proposed dwelling is clearly of contemporary design using stone with zinc and timber 
cladding that would differ from surrounding properties, the submitted plans demonstrate that 
it is appropriate in terms of height and massing and the bespoke design is in part a visually 
interesting reaction to the shape and size of the plot.  
 
Overall, the scheme is visually acceptable and of an appropriate scale and design and will sit 
comfortably on the plot compliant with policies DS1 and DS3 of the Core Strategy. 
 
5. Amenities of occupiers of adjacent land  
Compared with the recently withdrawn scheme, windows and a roof terrace have been 
amended, as has the rearward projection of the dwelling, such that it would no longer allow 
any overlooking or overshadowing of the parent dwelling, 29 Breakmoor Avenue. 
 
Windows would be sited in the eastern and western elevations that would not directly 
overlook neighbours and windows to the northern elevation would look onto open fields 
beyond the site boundary. 
 
Given the siting, orientation, separation distances, scale and design the proposed dwelling 
would maintain neighbouring amenity in compliance with Policy DS5 of the Core Strategy. 
 
Biodiversity 
Comment has been received regarding potential impact on wildlife using the existing barn on 
the site. The plans describe a small flat roofed portion of the existing barn to potentially be 
removed subject to a biodiversity survey confirming that no protected species would be 
affected. The residential use of the site does not however rely on this suggested demolition, 
which itself is likely to be permitted development, and in this case, it would not be 
proportionate to require a wildlife survey of the barn prior to determination of the planning 
application. The applicant suggests that a biodiversity survey would be undertaken, and 
demolition works carried out subject to its findings. The applicant is already aware of their 
responsibilities with regard protected species and the duties imposed by the Wildlife and 
Countryside Act; an informative can be added to the decision notice to confirm this with 
regards birds and bats. 
 
Community Safety Implications: 
None foreseen. 
 
Equality Act 2010, Section 149: 
In writing this report due regard has been taken of the need to eliminate unlawful 
discrimination, harassment and victimisation, advance equality of opportunity between 
different groups and foster good relations between different groups.  
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Reason for Granting Planning Permission 
The proposed residential development is acceptable in principle and is supported by the 
presumption in favour of sustainable development and would not adversely impact the Green 
Belt. The design, layout and scale of the dwelling would relate satisfactorily to local character 
on this unobtrusive site. The proposal raises no issues for residential amenity, highway 
safety drainage or any other Planning-related matter. For these reasons the proposal 
accords with relevant Core Strategy policies and the NPPF. 
 
Conditions of Approval: 
1. The development to which this notice relates must be begun not later than the 

expiration of three years beginning with the date of this notice. 
 

Reason:  To accord with the requirements of Section 91 of the Town and Country 
Planning Act, 1990 (as amended). 

 
2. Before development above damp proof course commences on site, arrangements 

shall be made with the Local Planning Authority for the inspection of all external 
facing and roofing materials to be used in the development hereby permitted. The 
samples shall then be approved in writing by the Local Planning Authority and the 
development constructed in accordance with the approved details. 

 
Reason: To ensure the use of appropriate materials in the interests of visual 
amenity and to accord with policies DS1 and DS3 of the Core Strategy 
Development Plan Document. 
 

3. Notwithstanding the provisions of The Town and Country Planning (General 
Permitted Development) (England) Order 2015 (or any subsequent equivalent 
legislation) no development falling within Classes A to E of Part 1 of Schedule 2 
of the said Order shall be carried out without the prior written permission of the 
Local Planning Authority. 
 
Reason: To accord with Policies EN3, DS3 and DS5 of the Core Strategy 
Development Plan Document. 
 

4. Before any part of the development hereby permitted is brought into use, the off-
street car parking shown on the approved plan referenced 103 REV B shall be 
constructed of porous materials or made to direct run-off water from a hard 
surface to a permeable or porous area within the curtilage of the site, with a 
gradient no steeper than 1 in 15. The parking so formed shall remain available 
whilst ever the development subsists. 

 
Reason: In the interests of highway safety, drainage and to accord with policies 
TR2, DS4 and EN7 of the Core Strategy Development Plan Document.  
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5.  Prior to the first occupation of the dwelling hereby permitted a minimum of one 
electric vehicle charging point shall be provided on the site, which shall be 
retained fully operational whilst ever the use subsists. 

 
Reason: To facilitate the uptake of electric powered vehicles and to reduce the 
polluting impact of traffic arising from the development in line with the Council's 
Low Emission Strategy and National Planning Policy Framework. 
 

6. Before any part of the residential development is brought into use, the proposed 
means of vehicular and pedestrian access hereby approved shall be laid out, hard 
surfaced and drained within the site in accordance with the approved plan 
referenced 103 REV Band completed to a constructional specification first 
approved in writing by the Local Planning Authority. 

 
Reason: To ensure that the site is connected to existing street and path networks, 
public transport, and places and that a safe and suitable form of access is made 
available to serve the development in accordance with Policy DS4 of the Core 
Strategy Development Plan Document and the National Planning Policy 
Framework. 
 

7. The development shall be drained using separate foul sewer and surface 
drainage systems. 
 
Reason: In the interests of pollution prevention and to ensure a satisfactory 
drainage system is provided and to accord with Policy EN7 of the Core Strategy 
Development Plan Document. 
 

8. Notwithstanding details contained in the supporting information, the drainage 
works for the development shall not commence until full details of a scheme for 
separate foul and surface water drainage, including any existing water courses, 
culverts, land drains and any balancing works or off-site works have been 
submitted to and approved in writing by the Local Planning Authority. Surface 
water must first be investigated for potential disposal through use of sustainable 
drainage techniques and the developer must submit to the Local Planning 
Authority a report detailing the results of such an investigation together with the 
design for disposal of surface water using such techniques or proof that they 
would be impractical. The details and scheme so approved shall thereafter be 
implemented in full before the first occupation of the development. 
 
Reason: To ensure proper drainage of the site and to accord with policy EN7 of 
the Core Strategy Development Plan Document. 

 
Informatives: 

 Informative: All wild birds are protected under the Wildlife and Countryside Act 
1981 (as amended), including their nests (whilst in use or being built) as well as 
any eggs the nest may contain. Therefore, no vegetation should be removed and 
no buildings likely to house nests should be demolished during the bird nesting 
season. This is weather dependant but generally extends from 1st March to 31st 
August (inclusive). If this is not possible, a qualified ecologist should check the 
areas concerned immediately prior to vegetation removal or demolition to ensure 
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that no nesting or nest-building birds are present. If any nesting or nest-building 
birds are present, no vegetation should be removed, and the buildings not 
demolished until the fledglings have left the nest. 
 
Informative: All species of bat and their roosts are protected under the Wildlife 
and Countryside Act 1981 and The Conservation of Habitats and Species 
Regulations 2010. The applicant and contractors should be aware that all bats 
and any structures used by them are protected by law, and that works likely to 
disturb bats or their resting places (even if undertaken at a time of year when the 
bats are absent) require a licence from Natural England. Should a bat be 
encountered during development, work should cease immediately, and advice 
should be sought from Natural England (tel. Batline 0345 1300 228). Bats should 
preferably not be handled (and not without gloves) but should be left in place, 
gently covered, until advice is obtained. Particular care and vigilance should be 
taken when roof tiles or slates are removed (remove by hand and check 
underside for bats before stacking, particularly the ones over the gable ends and 
ridge tiles.) Fascias, barge boards and external cladding may also provide roost 
opportunities for bats and should be disturbed with care. As a further precaution, 
undertaking roof work during the months of March to May, or September to 
November will avoid the main hibernation and breeding seasons when bats are 
most sensitive to disturbance.  
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25 October 2023 
 
Item:   C 
Ward:   KEIGHLEY CENTRAL 
Recommendation: 
TO REFUSE PLANNING PERMISSION 
 
Application Number: 
23/02539/HOU 
 
Type of Application/Proposal and Address: 
This is a Householder Planning application for the construction of a garage to the front plus a 
dropped kerb at 21 Heather Grove, Keighley, BD21 2RP. 
 
Applicant: 
Mr M Z Iqrar 
 
Agent: 
A A Planning Services 
 
Site Description: 
21 Heather Grove is a rendered semi-detached house under a blue slate roof. Heather Grove 
is a residential cul-de-sac with the application site positioned at the end of the cul-de-sac 
facing down the street. The dwelling is set in sloping topography such that it is at a 
significantly higher level than the street making the property highly visible within Heather 
Grove. The surrounding dwellings are almost entirely semi-detached houses of matching 
design, many with off-street parking spaces within their front curtilages.   
 
Relevant Site History: 
No site history. 
 
The National Planning Policy Framework (NPPF): 
The NPPF is a material planning consideration on any proposal and confirms the purpose of 
the planning system is to contribute to the achievement of sustainable development.  The 
NPPF says that local planning authorities should approach decisions on proposals in a 
positive and creative way to secure developments that will improve the economic, social and 
environmental conditions of the area.  It requires that decision-makers at every level should 
seek to approve applications for sustainable development that accord with the statutory 
development plan. 
 
Local Plan for Bradford: 
The Core Strategy Development Plan Document (DPD) was adopted in 2017 though some of 
the policies contained within the preceding Replacement Unitary Development Plan (RUDP) 
remain applicable until adoption of Allocations and Area Action Plan DPDs. The site is not 
allocated for any specific land-use in the RUDP. Accordingly, the following adopted Core 
Strategy DPD and saved RUDP policies are applicable to this proposal.  
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Core Strategy Policies 
DS1 - Achieving Good Design 
DS3 - Urban character 
DS4 - Streets and Movement 
DS5 - Safe and Inclusive Places 
TR2 Parking Policy 
Householder Supplementary Planning Document (SPD) 
 
Parish Council: 
Keighley Town Council - Concerned about the potential negative impact on the street scene. 
 
Publicity and Number of Representations: 
The application was publicised with neighbour notification letters which expired on 07 August 
2023. 
One Keighley Central Councillor representation has been received and requests referral to 
the Area Planning Panel if refusal is recommended by officers. 
 
Summary of Representations Received: 
Supports the applicant’s statement regarding parking, which is a widespread issue in the 
district.  
Residents should have the opportunity to make space for parking.  
The proposal will enhance, and be in character with, the local area. 
 
Consultations: 
N/A 
 
Appraisal: 
The proposal is for a garage within the curtilage of a dwelling-house that is not a listed 
building nor within a conservation area. The principle of development is therefore acceptable 
subject to specific policies. 
 
The proposed garage will be constructed of material to match the parent dwelling. However, 
as the garage is situated to the front of the dwelling in a prominent position at the head of the 
cul-de-sac, it will project out into the street scene rather than blend into the backdrop of the 
house itself. The garage will dominate the cul-de-sac head, an effect exacerbated by the box-
like design and featureless blank elevations and door.  
 
The proposal therefore introduces a development that dominates the parent dwelling to the 
detriment of the street scene and the surrounding environment. 
 
Design Principle 1 of the Council’s adopted Householder SPD also requires that the size, 
position, and form of extensions should maintain or improve the character and quality of the 
original house and wider area. As a general rule, extensions should not appear to dominate 
the original house or neighbouring properties. It also notes that a new garage can have as 
much impact on the overall appearance of a property as an extension and will therefore need 
to satisfy the Design Principles. The Householder SPD specifically advises that garages are 
not normally acceptable to the front of a house.  



Report to the Keighley and Shipley Planning Panel 
 

Further advice is given to the effect that domestic car parking spaces should provide be a 
minimum of 5 metres in length and that at least 5.6 metres should be maintained between 
the garage doors and the back edge of the footpath; this will allow for the 
opening of garage doors without obstructing the footpath or highway. Garages that are 
accessed from slow moving streets should be set back far enough to prevent the doors 
obstructing the highway when open. 
 
Due to the position of the garage and its unsympathetic design it would lack subservience 
and would not complement the design of the original property. This is contrary to Core 
Strategy DPD policies DS1 and DS3. 
 
If off-street parking is required, as per the applicant’s statement, this can be created with a 
simple driveway (as many of the neighbours have done) with a dropped kerb to discourage 
additional parking in the cul-de-sac turning head. 
 
The possibility of parking in front of the garage when gaining access would prevent turning, 
such that vehicles would have to reverse back down the length of Heather Grove, and 
possibly disrupt access to neighbouring dwellings. 
 
The neighbouring, attached property of 28 Heather Grove is situated to the north-east of the 
application site at a higher level than the position of the proposed garage. Although close to 
the boundary, the garage is of modest height and so would not affect the neighbouring 
property. The garage is situated far enough from the boundaries with other properties in 
Heather Grove to prevent any overshadowing issues. 
 
The garage is a non-habitable space so no overlooking will occur. 
 
The development is acceptable in relation to its impact on residential amenity and so 
complies with Core Strategy Policy DS5 and the Householder SPD.    
 
Community Safety Implications: 
There are no implications for community safety. 
 
Equality Act 2010, Section 149: 
In writing this report due regard has been taken of the need to eliminate unlawful 
discrimination, harassment and victimisation, advance equality of opportunity between 
different groups and foster good relations between different groups. It is not however 
considered that any issues with regard thereto are raised in relation to consideration of this 
application. 
 
Reason for Refusal: 
The proposed garage will be in a prominent position and will dominate the cul-de-sac 
head, an effect exacerbated by the box-like design and featureless blank elevations and 
door. The proposal therefore introduces a development that dominates the parent 
dwelling to the detriment of the street scene and the surrounding environment contrary 
to Core Strategy Development Plan Document policies DS1 and DS3 and the guidance 
of the Householder Supplementary Planning Document. 
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23/01413/FUL 
 

 

Land At Grid Ref 399074 437004 Ponden 
Wood 
Ponden Lane 
Stanbury 
Keighley 
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25 October 2023 
Item:   D 
Ward:   WORTH VALLEY 
Recommendation: 
TO REFUSE PLANNING PERMISSION 
 
Application Number: 
23/01413/FUL 
 
Type of Application/Proposal and Address: 
This is a retrospective full planning application for the retention of a timber cabin and a bell 
tent for use as a single holiday let, including restricting the associated lawful camping field to 
a maximum of six tents at Land at Ponden Wood, Ponden Lane, Stanbury, Keighley. 
 
Applicant: 
Mrs B J Taylor 
 
Agent: 
Mr Luke Binns 
David Hill LLP 
 
Site Description: 
The application site is in a small woodland surrounded by open countryside. The nearby 
group of buildings includes the grade II* listed Ponden Hall and two grade II listed associated 
structures. The site is accessed via Ponden Lane which runs along the side of Ponden 
Reservoir and marks the edge of the Green Belt in this specific location. As the site is 
wooded the proposal location is not highly visible from the surrounding countryside. 
 
Relevant Site History: 
02/02782/CLE Certificate of lawfulness for existing use as a camp site, granted 09.10.2003. 
 
The National Planning Policy Framework (NPPF): 
The NPPF is a material planning consideration on any proposal and confirms the purpose of 
the planning system is to contribute to the achievement of sustainable development.  The 
NPPF says that local planning authorities should approach decisions on proposals in a 
positive and creative way to secure developments that will improve the economic, social and 
environmental conditions of the area.  It requires that decision-makers at every level should 
seek to approve applications for sustainable development that accord with the statutory 
development plan. 
 
Local Plan for Bradford: 
The Core Strategy Development Plan Document (DPD) was adopted in 2017 though some of 
the policies contained within the preceding Replacement Unitary Development Plan (RUDP) 
remain applicable until adoption of Allocations and Area Action Plan DPDs. The site is not 
allocated for any specific land-use in the RUDP. Accordingly, the following adopted Core 
Strategy DPD and saved RUDP policies are applicable to this proposal.  
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Core Strategy Policies 
DS1 - Achieving Good Design 
DS2 - Working with the Landscape 
DS3 - Urban character 
DS4 - Streets and Movement 
DS5 - Safe and Inclusive Places 
EN3 - Historic Environment 
EN4 - Landscape 
SC8 - Protecting the South Pennine Moors and their Zone of Influence 
South Pennine Moors Supplementary Planning Document (SPD) 
Landscape Character SPD 
 
Parish Council: 
Haworth and Stanbury Parish Council: Concerns regarding the drainage arrangements for 
the site and would seek further clarification on this issue before an informed decision can be 
made. 
 
Publicity and Number of Representations: 
The application was publicised with site notices and neighbour notification letters which 
expired on 10 July 2023. 78 representations have been received, 30 objecting to and 48 
supporting the proposal. 
 
Summary of Representations Received: 
Objector comments: 
 
1. Noise from proposal 
2. Messy site 
3. Toilet - septic tank not site owners 
4. Insufficient parking 
5. Dogs are a risk to livestock 
6. Fire risk 
7. Too close to existing dwellings 
8. Where camping is currently permitted the land is let on a long-term lease to a forest 

school  
9. Development of land around the proposal 
10. Blocked footpath  
11. Damage to mounting block (grade 2 listed)  
12. Demand for water from private supply 
13. No bins 
14. Impact on listed building 
 
Support comments: 
 
1. Respectful of environment 
2. Have used the site for a long time 
3. Good provision for walkers 
4. Welcome addition 
5. Discreetly situated 
6. Will use facilities in future 
7. Good facilities  
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Consultations: 
Rights of Way – Recommend standard footnote. 
Drainage – Drainage details require clarification. 
Trees – No comments received. 
Biodiversity – Unable to support this application and recommend refusal as it relates to the 
creation of additional dwellings within Zone A, 400m of the South Pennine Moors Special 
Protection Area/Special Area of Conservation (SPA/SAC). 
Landscape Design – No comments received. 
Conservation – Further clarity is needed as to whether any changes have taken place in the 
site entrance arrangements and what impact increased vehicle activity could have both 
visually and physically. The avoidance of harm to heritage assets and full compliance with 
the NPPF and policies EN3 and SC1(11) must be fully demonstrated. 
 
Summary of Main Issues: 
1. Impact on Biodiversity 
2. Impact on Heritage Assets 
3. Impact on Landscape Character 
4. Impact on the Built Environment 
5. Impact on Neighbouring Occupants 
 
Appraisal: 
The proposal seeks full planning permission for the retention of a timber cabin and a bell tent 
for use as a single holiday let, including restricting the associated lawful camping field to a 
maximum of six tents. A vehicular access onto Ponden Lane is to be provided. 
 
1. Impact on Biodiversity 
The South Pennine Moors SPD was adopted in January 2022. This document provides 
guidance and information to enable planning officers and developers to understand the 
necessary steps that need to be taken to ensure compliance with the Conservation of 
Habitats and Species Regulations 2017 (as amended by The Conservation of Habitats and 
Species (Amendment) (EU Exit) Regulations 2019) ('the Habitats Regulations').  This SPD 
expands upon the content of Policy SC8 of the adopted Core Strategy which sets out a zonal 
approach to development which may affect the South Pennine Moors SPA/SAC. 
 
The application site is identified as being within 400m of the South Pennine Moors Site of 
Special Scientific Interest (SSSI), which forms part of the SPA/SAC, categorised as being 
within Zone A. Policy SC8 advises that in Zone A, in order to limit urban edge effects, no 
development involving a net increase in dwellings would be permitted unless, as an 
exception, the development and/or its use would not have an adverse effect upon the 
integrity of the SPA/SAC. Paragraph 3.5 of the SPD defines what constitutes an exception for 
the purposes of the interpretation of Policy SC8. 'Instances of exceptional circumstances by 
their very definition are very rare. The 400m zone is necessary to provide protection for the 
supporting habitat around the periphery of the European site boundary, to reduce the impacts 
from recreation and to address urban effects. As such the presumption is that there will be no 
net increase in dwellings as these pose particular risks (from urban effects, loss of supporting 
habitat or recreation) and the only types of residential or holiday accommodation that might 
therefore be permitted would be replacement dwellings (C3) or replacement houses in 
multiple occupation (C4).'  
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Para 3.6 of the SPD goes on to say that: 'There is a large body of appeals from other parts of 
the country where similar policies to SC8 are in place and planning inspectors have 
consistently turned down residential development within 400m. These provide a clear body of 
evidence that pet covenants, fencing or the presence of other buildings between the 
European site are not sufficient to rule out adverse effects on integrity from urban effects for 
residential development.' 
 
The provided Shadow Habitat Regulations Appropriate Assessment (Envirotech, 2023) 
makes no mention of the Policy or the Habitat Regulations Assessments carried out by the 
Council in relation to the Core Strategy, nor does it reference the SPD, all of which are 
available online and establish the significant risk to the South Pennine Moors SPA/SAC. 
These documents have all received comment from the Special Nature Conservation Orders, 
Natural England who have supported the policies and strategies presented. 
 
The Shadow Habitat Regulations Appropriate Assessment does not address the urban edge 
effects which are expected to occur as a result of additional dwellings, including holiday 
accommodation such as that proposed in this application, within 400m of the SPA/SAC. 
These include increased risk of fire, litter, disturbance by pets and additional human 
disturbance, the risk of which would be of increased by the various camping proposals in this 
application. 
 
A Habitat Mitigation Fee has been paid alongside the application. However, given the 
proximity of the site to the designations such mitigation would be unlikely to resolve the 
issues arising from the close proximity, within 400m. 
 
The proposal does not meet with any of the above exceptions, in that it does not involve the 
construction of a replacement dwelling, or a replacement for a house in multiple occupation. 
As such, the proposal does not qualify as an exception and fails to accord with Core Strategy 
Policy SC8. It is not possible to establish there are no likely significant effects on the 
SPA/SAC so the Council, as Competent Authority, is unable to approve the application. 
 
2. Impact on Heritage Assets 
Section 66 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 sets out a 
general duty as respects listed buildings in the exercise of planning functions. In considering 
whether to grant planning permission for development which affects a listed building or its 
setting, the local planning authority shall have special regard to the desirability of preserving 
the building or its setting or any features of special architectural or historic interest which it 
possesses. 
 
The site is in close proximity to the grade II* listed Ponden Hall, a 17th century yeoman’s 
house with 18th and 19th century alterations. Besides the architectural and historical 
significance of the house, it has associations with the literature of the Brontes. Opposite and 
at the entrance to this site is a stone mounting block which is grade II listed. Additionally, 
within the woodland on the south facing slope of the site is an L-shaped retaining structure 
containing a number of stone recesses for holding bee skeps. This structure is grade II listed 
although its condition is deteriorating, and the growing trees are increasingly hiding it from 
view.  
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From the existing and proposed plans, it is not clear if the parking area, stated as existing, 
has required any alteration to the entrance, gate piers and wall, which are immediately next 
to the mounting block. The site enclosure contributes to the ambience of Ponden Lane at his 
point, and the setting of Ponden Hall. The crushed stone parking area has not previously 
been especially noticeable or heavily used. Increased activity or a more obvious crushed 
stone surface would disrupt the visual harmony of the area and be intrusive in the setting of 
the listed mounting block and of Ponden Hall. 
 
The cabin and tent are set further to the west and due to site boundaries, neighbouring 
buildings and vegetation, would not be evident in the setting of the listed assets. 
Further clarity is needed as to whether any changes have taken place in the site entrance 
arrangements and what impact increased vehicle activity could have both visually and 
physically. The avoidance of harm to heritage assets and full compliance with the NPPF and 
policy EN3 has not been fully demonstrated. 
 
3. Impact on Landscape Character 
The site is located within the Worth and North Beck Valleys Landscape Character Area and 
is allocated as Upland Pasture. With a strong character and prominent, open aspect this 
simple landscape of pastures and isolated, traditional farmsteads could easily be fragmented 
by inappropriate development, and is sensitive to change. The character of the area is 
strongly linked to the isolated dwelling with occasional small clusters. Any change to this 
would be alien to the landscape.  
 
The Landscape Character SPD recommends that there is no capacity for further suburban 
housing developed in this area. However, there is strong pressure for former farm units, 
including barns/outhouses, to be converted to residential use, with associated suburban 
features such as conservatories, formal landscaping, and intrusive access drives. The SPD 
advises that traditional building styles should be retained and encouraged wherever possible, 
and further applications should include a landscape management plan for the associated 
land surrounding the property to ensure the land is appropriately managed i.e., grazed, and 
stone wall boundaries kept repaired, in order to avoid the appearance of neglect. Access 
tracks should be constructed in sympathetic materials so that their impact upon the 
landscape is mitigated. 
 
As the proposal is situated within a small established woodland it will not have a significant 
impact on the landscape character however, the proposal is also not in accordance with the 
SPD as traditional building styles have not been incorporated nor has a landscape 
management plan been submitted for the surrounding property.  
 
4. Impact on the Built Environment 
The development includes two structures, one timber cabin and one bell tent for use together 
as a single holiday let. The structures are set back from Ponden Lane and can only be 
viewed from within the application site due to its wooded nature and boundary walling.  
 
The bell tent requires a solid level base to be constructed and as such cannot be considered 
in the same vein as a tent on a camp site. It is a more permanent structure and therefore is 
not covered by the certificate of lawfulness previously issued by the Local Planning Authority. 
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As far as possible it appears that the existing mature vegetation within the site would be 
retained to provide a mature setting for the proposal and this would reduce its prominence 
and impact on the local environment.  However, this is at risk of being mismanaged and 
damaged due to a lack of management plan form the applicants. 
 
The proposal also includes restricting the associated lawful camping field to a maximum of 
six tents. The camping field is not so much a field but a wooded grove and in reality, cannot 
accommodate any more than 6 small tents. Also, the proposal to ‘reduce’ the intensification 
of the site and off set one form of camping for a more permanent structure couldn't be done 
by attachment of a condition, as this is an application for timber cabin and a bell tent, and any 
condition can only relate to that development.  
 
Overall, whilst this development will take place within a woodland in an attractive isolated 
position, due to the small scale of the proposal and the retention of much of the existing 
landscaping, the development would sit unobtrusively within the existing location. It would not 
give rise to any significant harmful impacts on local character.  The scale and form are not 
unduly imposing or out of keeping with the character of the locality, and the proposal accords 
in this respect with Policies DS1 and DS3 of the Core Strategy DPD. 
 
5. Impact on Neighbouring Occupants 
The intensification of the use of the site is considered to have some impact on the 
neighbours amenities. The current camping site takes the form of an informal woodland 
without vehicular access utilising the area of the site furthest away from neighbouring 
dwellings within the small hamlet. It is therefore predominantly used by back packer type 
campers arriving on foot, without vehicles or by the forest school with drop offs close to the 
reservoir. The proposal includes a vehicular access very close to the neighbouring residents 
and the permanent structures will encourage a different type of camper which will 
undoubtably travel in vehicles.  
 
The site is isolated and there is no form of on-site management within close proximity to the 
site. Subsequently no form of monitoring the visitors to the development nor the size of group 
or vehicular movements. It would therefore fall on neighbouring occupants to intervene if 
there were any issues on the proposed development site.  
 
This raises the question of removal of waste, toilet facilities, water provision, further parking, 
etc., none of which have been sufficiently addressed within the submission and again put 
pressure on existing private facilities. 
 
The proposal has the potential to significantly harm neighbouring amenities due to the 
additional pressure on private services including waste handling, water provision, sewerage 
management, and the intensification of use of the site adding further pressure on limited 
access and parking facilities in the area. The proposal is therefore contrary to Core Strategy 
Policy DS5. 
 
Community Safety Implications: 
There are no implications for community safety.  
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Equality Act 2010, Section 149: 
In writing this report due regard has been taken of the need to eliminate unlawful 
discrimination, harassment and victimisation, advance equality of opportunity between 
different groups and foster good relations between different groups. It is not however 
considered that any issues with regard thereto are raised in relation to consideration of this 
application. 
 
Reasons for Refusal: 
1. The site lies within 400 metres of the nearest part of the South Pennine Moors Special 

Protection Area/Special Area of Conservation. Policy SC8 of the Core Strategy 
Development Plan Document identifies this as being within Zone A, where 
development involving a net increase in dwellings would not be permitted unless, as 
an exception, it would not have an adverse effect on the integrity of the area. The 
proposal would not meet with the exception tests for residential development as set 
out in the South Pennine Moors Special Protection Area/Special Area of Conservation 
Planning Framework Supplementary Planning Document adopted by the Council in 
January 2022. 

 
2. The site is located within the Worth and North Beck Valleys Landscape Character 

Area the character of which is strongly linked to the isolated dwelling with occasional 
small clusters. Any change to this would be alien to the landscape. The lack of 
traditional building styles and landscape management plan is contrary to the 
Landscape Character Area Supplementary Planning Document. 

 
3. Sufficient information has not been provided in relation to the entrance arrangements 

to the site and what impact increased vehicle activity could have both visually and 
physically. The avoidance of harm to heritage assets and full compliance with the 
National Planning Policy Framework and Core Strategy Development Plan Document 
Policy EN3 has not been fully demonstrated. 

 
4. The proposal has the potential to significantly harm neighbouring amenities due to the 

additional pressure on private services including waste handling, water provision, 
sewerage management, and the intensification of use of the site adding further 
pressure on limited access and parking facilities in the area. The proposal is therefore 
contrary to Core Strategy Development Plan Document policy DS5. 


